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Applicant:

Site Location:

Project Description:

Review Process:

Shelter Holdings, Cedar River Partners, LLC
11624 SE 5* Street, Suite 210

Bellevue, WA 98005

Attention: Eric Evans

SE corner 438" and SE North Bend Way, 44124 SE North bend Way

Subdivide 21.02 acres into 5 lots, demolish a house and barn existing on
the property, and construct a complex consisting of townhouses,
apartments, and a leasing office, totaling 34 buildings, with 212
multifamily units. The project will include construction of storm drainage
facilities, sewer, water main, and franchise utility extensions, along with
frontage improvements on North Bend Way. The project proposes to
cluster the units on approximately 17 acres and the remaining
approximately 4 acres will be dedicated to the City as a park. Two access
driveways are proposed onto North Bend Way into the project.

Type I, Administrative

Project Schedule:

Preliminary Application Submitted: March 29, 2017
Determination of Complete Application: March 31, 2017
Notice of Application: April 12,2017
NOA Comment Period End: April 27,2017
Concurrency certificate Issued: March 21,2018
DNS Issued: April 6, 2018



DNS Comment Period End: April 23, 2018
Short Plan/Binding Site Plan Approval Date: April 24, 2018

Exhibits:
1. Preliminary Short Plat

Binding Site Plan

Landscape Plan

Land Use Application, March 29, 2017

Concurrency Certificate, March 29, 2018

Unconditional Water Certificate of Water Availability issued by King Co. Department of

Development & Environmental Services dated 10/13/2016

7. Conditional Water Certificate of Water Availability issued by King Co. Department of
Development & Environmental Services dated 10/13/2016

8. Title Report

9. SEPA Checklist

10. Traffic Impact Analysis, Transpogroup, Sept. 2017, Traffic Impact Analysis Update,
Transpogroup, December 7, 2017

11. Technical Information Report, December 2017

12. Determination of Complete Application, March 31, 2018

13. Notice of Application, April 12, 2017

14. Affidavits of Mailing and publication, April 11, 2017 & April 12, 2017

15. Perteet Review Memoranda, dated 5/18/2017 & 11/15/2017

16. SEPA Mitigated Determination of Non-Significance (MDNS), Issued April 6, 2018

17. Affidavits of mailing and publishing of SEPA MDNS

18. Code Compliance review from North Bend Municipal Code

19. Comprehensive Plan Compliance Review

20. Public Comments Received during the comment period from April 12, 2017 to April 27,
2017.

21. Eastside Fire & Rescue Comments, July 17, 2017
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IL. BACKGROUND INFORMATION:

Size: 21.02 Acres
Land Use: Employment Park
Zoning: EP-1, Employment Park Zoning with MPOD Zoning Overlay District

Comprehensive Plan Designation:  Industrial

Site Description: The project site fronts SE North Bend Way on its south, businesses
including contractor yards to the west, and the West Snoqualmie Valley
Trail owned by the King County Parks Department on the north and east.
The parcel number is 1423089010 and the address is 44124 SE North
Bend Way. The project proposed to demolish the dilapidated single-
family residence and barn that exist on the property and construct a
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complex consisting of 25 townhouse buildings and 8 apartment buildings
and a leasing office/community center, totaling 34 buildings. It is
proposed that two roadways (one public at the park and one private) will
access the site from SE North Bend Way to serve the new buildings. The
project also involves the construction of storm drainage facilities and
sewer, watermain and franchise utility extensions. The project requires
the construction of approximately 2,500 lineal feet of frontage
improvements and a roundabout at the intersection of 436" Avenue and
SE North Bend Way. The residential apartment and townhouses are
clustered at the northwestern 16.76 acres of the property, leaving the City
of North Bend approximately 4.26 acres of property to become a city park
and 10,000 square feet of recreation serving retail. Several existing trees
along the frontage of SE North Bend Way are to remain and there is
significant vegetation and trees along the West Snoqualmie River Trail
along the north and west of the property.

III. PROJECT ANALYSIS:

A. DEVELOPMENT REVIEW PROCESS

The project is being processed as a binding site plan and short plat subdivision in conformance
with the provisions of the North Bend Municipal Code Sections 17.2, Subdivisions and Short
Subdivisions and 17.12 Binding Site Plans. The applicant has submitted a Preliminary Short Plat
to subdivide the 21.02- acre property into five parcels identified as Lot 1 at 402,366 SF of
residential townhomes, Lot 2 at 322,883 SF of apartments, Tract A at 152,903 SF of public park,
Tract B at 7,442 SF of open space and Tract C at 5,040 SF of open space. Note that the overall
park area includes the contiguous 3.51 acres of open space (Tract A}, 0.17 acres of open space
(Tract B), 0.11 acres of open space (Tract C) and the 0.46-acre public road and parking serving
the park; totaling 4.26 acres of park. Short subdivisions (short plats) and binding site plans are to
be processed as Type I, administrative, permit applications per Section 20.01.004 of the North
Bend Municipal Code.

B. PROPOSED DEVELOPMENT AND IMPROVEMENTS

General Description

1. In accordance with NBMC Title 17 and Table 20.01.004, binding site plans and short plat
subdivisions are processed as Type I, Administrative permits,

2. The proposed project has been reviewed under the provisions of the State Environmental
Policy Act (SEPA). A Determination of Non-Significance was issued on April 6, 2018.
Several SEPA comments were received and considered by the City prior to preparing the



MDNS for the project. SEPA comments received within the Notice of Application comment
period are attached as Exhibit 20.

3. The proposed project has been reviewed and found to be consistent with the North Bend
Comprehensive Plan.

4. Subject to the conditions recommended below, the proposed project is consistent with the
requirements of the North Bend Municipal Code.

5. The statutory requirements for environmental review under the State Environmental Policy
Act and public notification has been duly satisfied.

Streets/Sidewalks

The plat shall adhere to the North Bend Municipal Code Chapter19.05 Design and Construction
Standards for Streets, unless otherwise specified herein.

Roadway improvements shall be dedicated to the City of North Bend for ownership and
maintenance, unless otherwise specified herein.

Access to the site will be from SE North Bend Way. Half-street frontage improvements are
required to be installed along the frontage of SE North Bend Way consistent with NBMC
19.05.020 (D) North Bend Way. Multi-family projects that contain drive aisles are permitted
flexibility in road design standards. Minimum drive aisle widths must meet NBMC 15.18.250
(B)(1) and shall have an unobstructed width of no less than 20 feet. In addition, road curves shall
meet minimum radii to allow free movement of the Eastside Fire and Rescue E-One Ladder
Truck. Internal drive aisles associated with the project shall be privately owned and maintained.

A roundabout shall be constructed at SE North Bend Way and 436" Ave SE as part of the
projects frontage improvements and pursuant to concurrency, as further described below in the
Traffic section. The developer of the proposed River Run development is anticipated to build a
roundabout at 436™ Ave SE and SE 136" Street. The Cedar River apartment developer is
obligated through the payment of transportation impact fees to fund a share of the new
roundabout planned for SE 14" Avenue and SE 436" Avenue, meeting the development’s
proportional share of the improvement equal to the percentage of impact this development has
upon this intersection. Both roundabouts shall be owned and maintained by the City and
constructed per City standards.

A reduction of the speed limit along the projects frontage from 50 mph to 40 mph has been
requested by the developer. The Public Works Director and the City’s Transportation and Public
Works Committee members are in support of this request. An Ordinance for City Council
approval to reduce the speed limit will be submitted shortly after SEPA determination.

Since a bike lane is required per half street frontage improvements along SE North Bend Way in
the westbound direction, the City has required an additional 4’ wide strip of pavement in the
eastbound direction to accommodate bicyclists to travel in the opposite direction.



Parking

A minimum of 2 parking spaces per dwelling unit are required to meet the City’s residential
parking standards. These spaces are provided through a combination of garages, driveways,
guest parking in open lots and covered parking. NBMC 18.16.090.

Stormwater

The project will result in the creation of new impervious area. The applicant is proposing to
accommodate drainage from the proposed improvements with a combination of private roof
infiltration trenches for each building and private bio retention facilities for paving and sidewalk
areas, and bio retention swales along SE North Bend Way with an emergency overflow to the
public storm drainage system in SE North Bend Way,

The developer requested a storm drainage variance on December 5, 2018 to discharge
stormwater in a location other than the natural discharge location for the project’s frontage. The
variance was requested by the developers’ civil engineer because there is no suitable public
storm drainage system downstream of the project site along the north side of SE North Bend
Way. The Public Works Director reviewed and approved this variance on December 19, 2017 to
allow the emergency overflow conveyance system to discharge at the southeast corner of the SE
North Bend Way and 436" Ave SE intersection since there is an existing drainage swale to
safely convey emergency stormwater overflows downstream.

The project’s stormwater system shall be designed consistent with the 2009 King County Surface
Water Design Manual (KCSWDM). The DOE Stormwater Management Manual for Western
Washington can be used to size the bio-retention swales. The 2012 LID Technical Guidance
Manual for Puget Sound, and city code requirements for bio-retention swales 19.05.010V, shall
be used and confirmed upon engineering review,

Because the project is being proposed using Low Impact Development standards in the North
Bend Municipal Code, the City will not take on maintenance of the storm drainage system
outside the roadway prism. Therefore, the maintenance of all treatment, retention and infiltration
cells and other drainage features outside the roadway prism will be the responsibility of the
owner of the property.

The property owner shall be responsible and assure the operation and maintenance of the storm
drainage system in the plat outside of the roadway prism. The face of the plat should include a
note reflecting the apartment owner’s responsibility for stormwater system maintenance. The
City will maintain storm mainline piping and catch basins in the roadway prism. The roadway
prism should be defined as from back of curb to back of curb or back of curb to edge of
pavement within the ROW.



Sewer

The plat will be served by public sanitary sewer. The sewer system will be a piped gravity
collection system connected to the existing sewer main on SE North Bend Way. The system
shall be designed and installed to City specifications and the Washington State Department of
ecology’s Criteria for Sewage Works Design.

This parcel is subject to a Utility Local Improvement District No. 6 sewer assessment that is
currently under reassessment.

Water

The plat is outside of the City’s water service area. A water distribution system will be designed
and installed throughout the plat. Water service will be provided from the existing water main in
SE North Bend Way. The water system should be designed and installed in accordance with
Sallal Water Association standards and will be approved through and owned by the Sallal Water
Association, the water provider to this area. The applicant has received an unconditional water
certificate {Exhibit 6) for 110 dwelling unit and a conditional water certificate for another 102
units {Exhibit 7).

Fire hydrants shall be installed per North Bend Municipal Code and Eastside Fire and Rescue
requirements.

To demonstrate that adequate water pressure and fire flow are available to serve the
development, the applicant should provide a hydraulic analysis modeled for the development
prior to engineering plan approval. Fire flow will need to meet the requirements of the State of
Washington Water System Design Manual, North Bend Municipal Code, and International Fire
Code. Post construction of the water lines actual field fire flows will be required. If actual fire
flows are not achieved, additional mitigation will be required.

Landscaping

The developer has submitted a preliminary landscape plan identifying proposed landscaped areas
and tree locations. The developer has proposed street trees along all of the proposed roadways
throughout the development. Several trees along the North Bend Way frontage are proposed to
be retained. The requirements of the Cities’ Tree Preservation Ordinance will be applied to all
proposed tree removals. The applicant has proposed common area open space site furniture and
playground equipment as well as a 4.26-acre public park. Design for the on-site facilities has
been reviewed and approved by the Cities’ Parks Commission. The applicant has also proposed
to coordinate a connection from the new public park to the Snoqualmie Valley Trail with the
King County Park Department. The landscape plan includes a Type 2 transitional landscape
buffer against the SVT, consistent with the MPOD overlay zone.

The development must meet all requirements of NBMC 18.18 Landscaping and 19.05.010V for
LID Stormwater approaches.



Clearing & Significant Trees

The developer has met the requirement to retain 30% of the significant trees on the site, as per
NBMCI19.10.093. To protect the significant trees, temporary construction fencing shall be
provided around the root protection zones of all significant trees to be retained as well as off-site
trees in proximity of on-site improvements to be constructed. The temporary fencing should be
maintained during all construction activity.

Density Calculations

The developer has 21.01 acres in the Tanner Landing Master Plan Overlay District (Tanner
Landing MPOD) Provides for a maximum residential density of 212 units. With 212 residential
units, the developer is right at the maximum density for the property.

Dimensional Requirements

NBMC Section 18.10.040 establishes the minimum Bulk and Dimensional Standards for the
HDR Zone. The Tanner Junction MPOD zones varies from those standards in the following
areas:

o Frontage setbacks along North Bend Way shall be a minimum of 20 feet. Type 2
landscaping, per Chapter NBMC, shall be provided within the 20-foot setback along
North Bend Way, except where biochannels exist.

e The rear yard setback shall be a minimum of 20 feet.

¢ A minimum of 22 feet minimum distance shall be provided between any multi-family
structure containing 6 or fewer units or associated building and 30 feet between any
multifamily structure containing 7 units or more and any other associated building.

e Height of any structures located adjacent to North Bend Way shall not exceed two stories
and the roof pitch shall be 6:12 for the primary roofline.

o Required residential recreational and common space for the residential uses shall be as
provided in Chapter 17.25 of the NBMC unless otherwise approved by the city in
consideration of other park or open space land provided.

o For residential developments, a mix and diversity of multi-family structures shall be
provided including duplex, triplex and fourplex. No more than 20 percent of the total
number of buildings shall contain the maximum of 10 dwelling units per building
allowed under the HDR zone and such buildings shall not be located adjacent to North
Bend Way.

o All other requirements of NBMC Chapter 18.10.025(C)(2). No building permit shall be
issued unless the permit applications are consistent with the NBMC.



Open Space, Parks & Trails

NBMC Chapter 17.25, Residential Recreation and Common Space Standards, guides the
provision of park and recreation land and facilities within new residential developments.
Ordinance 1611A provides additional guidance.

* “A minimum of three trail access connections from the east-west through street to the
Snoqualmie Valley Trail shall be provided within the mixed residential and office
commercial area. Trail connections shall be constructed to the requirements of NBMC
Chapter 17.25.”

e “The site planning for the mix of uses, if any, shall be coordinated to provide view
corridors from public and residential areas. Buildings shall be oriented to create a
minimum of three (3) unobstructed sixty (60)-foot wide view corridors through the site to
Mt. Si and Tanner Landing Park, providing visual penetrations through the site to the
natural features of Mt. Si and Tanner Landing Park. An unobstructed view corridor
means there are no buildings within such view corridor.”

* “Required recreation and common space, as provided per Chapter17.25 NBMC, should
be located to connect with the Snoqualmie Valley Trail corridor and coordinated with the
location of the required trail access from the development.”

* “An area east of the Mixed Residential and Office Commercial area shall contain
approximately 3.87 acres dedicated and conveyed to the City of North Bend for use as a
public park...The park shall be named after the property owner upon dedication to the
city of North Bend: ‘the Dahlgren Family Park.””

Traffic

The applicant submitted a Traffic Impact Analysis (Exhibit 8) finding that the project generates
1,298 new daily trips, 99 new AM peak hour trips and 119 new PM peak hour trips. With
cumulative traffic plus this project levels of service at SE North Bend Way/436™ Ave. SE
deteriorate to level of service F and require signalization or construction of a roundabout. The
City of North Bend has a traffic improvement policy of requiring roundabouts to avoid long term
maintenance; and the expensive traffic engineering staff and infrastructure to operate a signal
system. This is the most significant intersection impact from this development. The SE North
Bend Way and 436™ Ave. SE intersection is the only intersection reaching LOS F from this
development. The 436" Ave. SE/136™ Ave. SE intersection is pushed over the LOS E threshold
when the River Run Apartments are taken into consideration, and this impact will require a
second roundabout. The TIA notes that no increase in traffic accidents are anticipated with the
recommended improvements and that the two access points into the development meet safety
requirements. The North Bend Way/SE 426" roundabout is listed on the City’s Capital
Improvement Plan and the developer has agreed to install this improvement. The City is
crediting the developer’s transportation impact fee in the amount of the cost of the roundabout.



Concurrency

Pursuant to NMMC 20.12.020, a Certificate of Concurrency (Exhibit 9) was issued for the short
plat application for roads, streets, stormwater, and sewer on March 29, 2018, by the City of
North Bend Public Works Department. Water service is provided by the Sallal Water
Association. The Sallal Water Association has issued a Certificate of Availability for the 110
units in Phase 1 (Exhibit 6) and a Conditional Certificate of Water Availability for the 102-unit
Phase 2 (Exhibit 7).

Fire

All water system requirements for fire pressure, transmission line sizing and standpipe locations,
fire hydrant locations, fire sprinkling of all building in the development required by fire code to
be sprinkled, emergency vehicle maneuvering and turn around requirements, and other code-
related fire requirements shall be met in all site, utility and building plans as required by the
Eastside Fire and Rescue Department.

C. PUBLIC COMMENT - NOTICE OF APPLICATION

The public comment for the Notice of Application ran from April 12, 2017 to April 27, 2017.
These comments are included as Exhibit 22. Additional public comments were received after
the closing date for receipt of comments on April 27, 2017, and were considered in the SEPA
analysis and determination.

STATE ENVIRONMENTAL POLICY ACT (SEPA) REQUIREMENTS

A SEPA Mitigated Determination of Non-Significance(MNDS) was issued on April 6 ,2018 and
is attached as Exhibit 18.

APPROVAL CRITERIA AND ANASLYSIS

A more detailed review of this project application according to the North Bend Municipal Code
applicable chapters and the North Bend Comprehensive Plan may be found on the Code
Compliance Review, attached as Exhibit 20 to this staff report.

ENVIRONMENTAL REVIEW (SEPA)

An environmental checklist was prepared for PLN2016-0246 by the applicant’s consultant
pursuant to NBMC Section 14.04.070 and submitted to the City on March 29, 2017. The City
retained the legal and environmental firm of Van Ness Feldman to conduct the SEPA review



from the environmental checklist along with several technical studies including, but not limited
to:

¢ Flood Study and LOMAR by West Consultants approved by FEMA in 2017.Preliminary
Tree Protection Plan, July 14, 2014, Washington Forestry Consultants

» Wetland and Fish and Wildlife Habitat Assessment Report, Shelter Holdings, Dahlgren
Properties, December 2016

s Transportation Impact Analysis Update, Transpo Group, December 7, 2017, including all
previous TIA reports and memoranda

e Technical Information Report for Dahlgren Property, CORE Design, August 2017

» Tree Evaluation, Washington Forestry Consultants, Inc, Forestry & Vegetation
Management Specialists, August 30, 2017

e Wetland & Fish & Wildlife Habitat Assessment & Spotted Own (Strix occidentalis
caurina) Habitat Assessment, Soundview Consultants, January 17,2018

¢ Cultural Resources Inadvertent Discovery Protocol, Dahlghren Property, North Bend,
King County, WA, (Technical Memo 18028-1), Cultural Resource Consultants, January
29,2018

In addition to the technical studies and environmental checklist the City of North Bend received
several comment letters focusing on the environmental review of this project. These comments
were taken into consideration in Van Ness SEPA review and in the MNDS determination,
Exhibit 16.

Environmental issues highlighted in the environmental checklist and in public comment as
having the potential for significant environmental impact were: traffic, storm water, flooding,
wildlife, and views of surrounding natural features (e.g., Mt. Si and Rattlesnake Ridge). A
thorough review of all City policies and ordinances for implementation of mitigation measures
provided for resolution of a number of potential adverse impacts. The staff recommended
changes to the project application, conditions of approval and SEPA mitigation measures
together sufficiently mitigate any potentially significant adverse impacts from the project. For
additional detail please refer to the SEPA review document by Van Ness Feldmam, attached as
Exhibit 16. Consequently, the City of North Bend has issued the attached Mitigated
Determination of Non-Significance (Exhibit 16).

IV. STAFF FINDINGS, DECISION AND CONDITIONS
Findings

1. The application PLN2016-0246 for short plat and binding site plan approval is consistent
with the North Bend Municipal Code

2. The application PLN2016-0246 for short plat and binding site plan approval is consistent
with the North Bend Comprehensive Plan
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The application PLN2016-0246 for short plat and binding site plan meets all statutory
requirements of the Washington State Growth Management Act

The application PLN2016-0246 for short plat and binding site plan is consistent with the
Washington State Shoreline Management Act

The application PLN2016-0246 for short plat and binding site plan meets all statutory
requirements of the Washington State Subdivision Act

The application PLN2016-0246 for short plat and binding site plan meets all statutory
requirements of the Washington State Environmental Policy Act

Decision

Based upon information and analysis provided in this staff report and the environmental review
conducted by Van Ness Feldman, this application for Preliminary Short Plat Approval and
Preliminary Binding Site Plan Approval, PLN2016-0246, is hereby APPROVED, subject to the
conditions of approval below the conditions of approval of the SEPA Mitigated Determination of
Non-Significance. The Preliminary Short Plan and Preliminary Binding Site Plan Approval
become effective immediately following the MNDS appeal period.

Conditions of Approval

General

1.

The north-south public street serving as access to the Snoqualmie Valley Trail from
North Bend Way shall be dedicated to the City of North Bend with the recording of the
final short plat. Construction of this street shall be completed and accepted by the City
Public Works Director prior to issuance of any certificate of occupancy for any building
constructed in Phase 1 of the development.

Where buildings front onto the public north-south street serving the public park and
access to the Snoqualmie Valley Trail the landscaped strip at this location shall include
street trees and tree grates. Remaining areas of the landscaped strip shall be planted with
street trees and ground cover,

The applicant shall utilize funds up to the amount of the required park impact fees to
design and build the 4.26-acre public park improvements. The developer shall receive
credit for the amount of park impact fees required to be paid for the 212 residential units
for the value of the public park improvements.

The 4.26-acre public park shall be dedicated to the City of North Bend prior to the
issuance of any building permits for the development. At that time all existing structures
shall have been removed from the site. The City may defer the dedication of the park site
until after park improvements are completed by the developer. All park improvements
must be completed prior to issuance of a certificate of occupancy for the last residential
building in the development.
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10.

il

12.

. The developer shall design and install the roundabout on North Bend Way and 436"

Avenue SE. Pursuant to RCW 82.02.060(4), the City shall apply a credit to the
developer’s transportation impact fees in the amount of the value of the roundabout
provided by the developer, minus the amount of the actual costs which are attributable to
the developer’s frontage improvements in the area where the roundabout is located.

The developer shall construct all wet and dry utilities and all frontage public
improvements along North Bend Way and have these improvements accepted by the
Public Works Director prior to issuance of any certificates of occupancy for any
residential building in the development.

The traffic impacts from this development are documented in the Traffic Impact Analysis
and subsequent two Addenda (Exhibit 10). Major impacts include the intersections at SE
North Bend Way and 436th Ave SE. The developer agrees to design and construct the
roundabout at North Bend Way and 436" Avenue. Pursuant to RCW 82.02.060(4) and
NBMC 17.38.050, the City agrees to credit the cost of the design and construction of the
of the roundabout at SE North Bend Way and 436th Ave SE against the required traffic
impact fees of the developer, after the calculated value of the frontage improvements
required at the intersection have been subtracted from the cost of the design and
construction of the roundabout. All construction must be completed and accepted by the
City of North Bend Public Works Director prior to any certificate of occupancy for any
residential building in the development. Other street improvements necessary from the
TIA for the River Run project will be funded from the remainder of the traffic impact fee.

The developer shall pay all development impact fees required by the North Bend
Municipal Code for each building prior to issuance of building permits for each building
in the development.

The developer shall coordinate all roadway and trail connections from the north-south
public street to the Tanner Junction Park site with the King County Parks Department and
shall construct these improvements to the Snoqualmie Valley Trail.

The developer shall apply for any sign permits necessary to identify the Cedar River
Apartment development to the City of North Bend and receive sign construction permits
from the Building Division of the Community and Economic Development Department
prior to constructing any signs on the property.

The developer shall apply for and receive permits for grading and clearing the site from
the City of North Bend prior to commencing any grading and clearing on the site.

Engineering review of the final public improvement plans has not been completed at the
time of the binding site plan and short plat administrative approvals. The applicant
acknowledges that the final review of these plans may result in changes to the staff report
and conditions of approval. In the event that the review of final improvement
construction drawings reveals any additional requirements not yet discovered in the
review of this project, the requirements imposed by the Public Works Director as a result
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13.

14.

15.

16.

17.

18.

19.

20.

of the final approval of the public improvement construction drawings shall prevail over
the conditions of this administrative approval.

The applicant shall construct the Snoqualimie Valley Trail pedestrian crossing at North
Bend Way to ensure the safety of hikers and bikers. This crossing shall include
thermoplastic striped pedestrian painting, flashing warning lights on both sides of the
roadway, caution pedestrian and bicycle crossing warning signs, rumble bars prior to the
crossing sufficient to warn drivers of the crossing, speed limit reduction signs and any
other safety measures reasonably recommended by the Public Works Department. All
construction must be completed and accepted by the City of North Bend Public Works
Director prior to any certificate of occupancy for any residential building in the
development.

The final engineering plans and final plat shall conform to all applicable provisions of the
North Bend Municipal Code and City of North Bend Standards and Specifications.

Prior to engineering plan approval, the applicant shall enter into a developer extension
agreement (DEA) with the City consistent with the requirements of the NBMC
19.01.200. Appropriate bonds, insurance and plan review and inspections fees shall be
provided by the applicant as detailed in the agreement.

Prior to the City’s acceptance of the roadway and utility improvements for the
subdivision, the applicant shall provide the City with 3 paper sets of draft as-built plans
containing all constructed site improvements. Upon approval by the City of the draft as-
built plans, the applicant shall submit mylars for signature, as well as electronic files in

AutoCad (Version 2000) on compact disc, consistent with the submittal requirements in
NBMC 20.02.006.

No construction or work associated with this application shall take place within the
existing City of North Bend rights-of-way without first obtaining the proper right-of-way
use permit from the City of North Bend, which may be included as a part of the DEA.

The applicant shall meet or exceed all provisions as set forth in NBMC 17.16 prior to
recording of the final plat documents.

Prior to final approval of the subdivision, the applicant shall demonstrate all required and
approved infrastructure and landscaping has been properly constructed or installed and
complies with the approved engineering plans. All minimum site improvements
identified under NBMC 17.08.160 shall be constructed prior to final plat approval unless
the Director of Public Works allows posting of a financial guarantee and/or the execution
of a delay of improvement agreement as authorized under NBMC 17.08.160(A).

The final plat shall bear the following note: “No building permit shall be issued for any
building or structure until the owner has procured the official address (number) of the
premises from the City of North Bend. Final approval of any structure erected, repaired,
altered or modified shall be withheld by the city building official until permanent and
proper address numbers have been affixed to said structure.”
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21. The applicant shall submit for review and approval engineering and construction
drawings consistent with the North Bend Municipal Code Title 19 Development
Standards. NBMC 19.01, General Requirements for Design and Construction of all
Public and Private Utility Facilities, 19.02, Design and Construction Standards for
Sanitary Sewer System. 19.03, Design and Construction Standards for Water Systems,
19.04, Design and Construction Standards for Storm Sewers. NBMC 19.05, Design and
Construction Standards for Streets, 19.06, Design and Construction Standards for
Electrical and Street Lighting, 10.07, Design and Construction Standards for
Underground Cable Television Conduits, 19.08 Standard Details, 10.09, Clearing,
Grading Filling and Drainage.

22. All construction vehicle and equipment parking and staging shall be accommodated on-
site and not on adjacent public streets.

Fees and Charges

23. Impact fees for parks, schools, fire and transportation pursuant to NBMC 17.32 through
17.38 shall be collected prior to issuance of any/each building permit, at the rate
established per the City’s Taxes, Rates and Fees Schedule in effect at the time of the
building permit issuance. The developer may receive credits toward any impact fees
equal to the cost of design and construction of physical improvements for which the
impact fee is intended, or for the value of any land dedications that qualify for such
credit.

24. The fees and charges as required by NBMC 13.20.080 and 13.36.110 for sanitary sewer
system and storm system Capital Improvement Funds associated with the individual
buildings and units created in the binding site plan and apartment buildings shall be paid
prior to the issuance of the applicable building permit for each building.

25. The stormwater capital facilities charge pursuant to NBMC 13.36.100 for areas of the
short plat and binding site plan shall be paid prior to recording of the final short plat for
the subdivision. To determine the payment amount, the applicant shall provide the City
with a calculation of the impervious surface area of all improvements, including building
footprints, roadways {other than existing public streets), sidewalks, and curbs.

Landscaping

26. Final landscape plans shall be submitted and approved in conjunction with the final
engineering plans to address the following corrections, and shall demonstrate
conformance to all applicable landscape and bioswale standards prior to engineering plan
approval:

a. Label the species of street trees on the landscape plan and indicate their size,
consistent with the requirements of NBMC 18.18.070(H) and 18.18.125 (streets
and rights of way), including minimum 2” caliper, first branch 5 feet above the
ground, and planted with root barriers at the curb and sidewalk. Street tree
species shall be selected from the approved list in NBMC 18.18, Table 2, or as
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27.

28.

29.

otherwise approved by the Community Development and Economic Development
Department

b. Show all shrubs at 2’ height, per NBMC 18.18.075.
Provide consistency with the spacing standards in NBMC 18.18.125(C).

d. Provide consistency with the spacing standards in NBMC 19.05010(V)(4) for the
bioswale areas. Plant the ground cover species spacing at 12 inches on center and
large shrub/small tree spacing to maximum 10 feet on center.

e. Add the following watering schedule note: “Street trees shall be watered
immediately and thoroughly, twice a week during the first month, then once per
week through the remainder of the dry season and a minimum o once per month
during the second summer season.”

f. Include the irrigation plans and specifications for all landscaped areas, including
bioswales,

g. Show the locations of replacements for any significant trees to be removed
consistent with the requirements and replacement rations in NBMC 19.10.094.

All required landscaping shall be installed prior to issuance of final plat approval, unless
otherwise bonded for via a performance assurance device approved by the City, per the
requirements of NBMC 18.18.160.

All landscaping trees and plants installed shall meet the size requirement identified in
NBMC 18.18.075 and 18.18.125. Upon delivery of the street trees but prior to their
installation, the applicant shall contact the Community and Economic Development
Department for an inspection to confirm that the trees meet these requirements and root
barriers are properly located.

Root barriers for all street trees shall be installed at the edge of curb and edge of
sidewalk, exposed at the surface for the ground and seen at or above the mulch.

30. A note shall be added to the final plat stating that pursuant to NBMC 19.05.010(N): Al

31

landscape strips and sidewalks in the right-of-way shall be maintained by the property
management company maintaining the site landscaping.

Prior to final plat approval or issuance of an occupancy permit for any building, the
developer shall provide a two-year maintenance bond in the amount of 20% of the cost of
plant materials plus installation per NBMC 18.18.150(B).

Design & Planning

32.

Prior to issuance of the first building permit the applicant shall demonstrate compliance
with all applicable performance standards in NBMC 18.10.050, and applicable design
standards in NBMC 18.34 for all lots and structures associated with the binding site plan,
including but not limited to exterior color palate for all buildings within the development
and exterior elevations and plans for the buildings.
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33. The final plat and binding site plan for the project shall bear the following notes:

a. Conformance to all applicable residential design standards in NBMC 18.34 shall
be required prior to building permit approval for buildings to be constructed
within the subdivision.

b. Building sites, including all areas to be landscaped or paved, shall be bladed
prior to planting to remove rocks and debris. At a minimum, all landscaped areas
must be planted with trees, groundcover or ornamental planting, including mulch
or otherwise landscaped, leaving no bare, unlandscaped areas on the site.

¢. Any fences proposed for the site, or entry features within the development shall be
constructed consistent with fence guidelines in NBMC 18,18.175. The applicant
must obtain design and building permit approval for all proposed entry or
directional signs to be erected on the property.

Streets

34. The final plat shall dedicate all public streets other than those to be privately owned and
maintained to the City of North Bend for ownership, operation and maintenance, except
as provided under NBMC 19.05.010(N) regarding maintenance of low-impact
development stormwater infrastructure as provided in the conditions below.

35. The engineering plans and final plat maps shall identify all street names.

36. The City shall review and approve the street lighting design in conjunction with the final
engineering plans, demonstrating consistent with NBMC 19.06, Design and Construction
Standards for Electrical and Street Lighting.

Floodplain Development

41. The applicant shall obtain a floodplain development permit for all work within the 100-
year floodplain, demonstrating conformance to all applicable floodplain development
regulations in NBMC 14.12.

Storm Drainage/LID Features

42. An NPDES Construction Stormwater Permit is required from the Department of Ecology
for any construction activity that disturbs one acre or more. A copy of the approved
NPDES Construction Stormwater General Permit will need to be submitted to the City
prior to issuance of the City’s Clearing and Grading Permit.

43. Prior to engineering plan approval, the applicant shall demonstrate full conformance to
all applicable stormwater regulations, including the current (2009) King County Surface
Water Design Manual, and shall meet the requirements of applicable city codes,
including NBMC 19.05.010V for low impact stormwater street improvements. For
bioswale areas, a soil mix consistent with the 2012 LID Technical Guidance Manual for
Puget Sound shall be provided with the final engineering design submittal.

16



44,

45.

46.

47.

The short plat and binding site plan shall bear the following note: “The maintenance of
all treatment, retention, and infiltration cells and other drainage features outside the
roadway prism will be the responsibility of the property maintenance company that
maintains the site. The roadway prism shall be defined as from back of curb to back of
curb. In the event the property maintenance company fails to maintain the drainage
Sfeatures in the fiture, the City will cause such maintenance to be performed and lien the
property for all costs involved in remedying the maintenance and will apply such fines as
provided by law to force compliance. The City shall maintain the storm drainage
mainline piping and catch basins within the roadway prism.”

Prior to issuance of any building permits, the applicant shall development a long-term
maintenance program for the landscape strips and bio retention swales consistent with
NBMC 19.05.010 V.6, and shall submit the maintenance program to the City for review
and approval.

Notes shall be placed on the face of the final plat and binding site plan that state that
maintenance of vegetation and stormwater function of the landscape strips and bio
retention swales shall be the responsibility of the property maintenance company
maintain site landscaping, clearly describe and detail the long-term maintenance
requirements of the LID features of the plat and binding site plan, and provide for
guaranteed performance of said features. These requirements shall also be included in a
covenant running with the property and in any site landscaping contracts as a requirement
for funding and maintenance and upkeep of said features. The final plat and binding site
plan notes shall state that in the event the property owner does not properly maintain said
features, the city may perform the necessary maintenance and charge the property owner
for time and expense of the maintenance work.

An educational packet, to be reviewed and approved by the City of North Bend prior to
final plat approval, shall be provided to the property owner and management company
explaining the hydrologic function and the long-term maintenance needs and
requirements of the LID features.

Sewer

48.

49,

All buildings within the binding site plan shall be served by public sanitary sewer. The
system shall be designed and installed to City specifications and the Washington State
Department of Ecology’s Criteria for Sewage Works Design.

The Utility Local Improvement District No. 6 sewer assessment as determined following
the March 29, 2019 reassessment hearing shall be paid upon final short plat approval.
Alternatively, the assessment amount due upon final short plat approval may be
proportionally redistributed to each of the new parcels containing buildings pursuant to
RCW 35.44.410. The developer shall not have a right to contest the amount of the sewer
assessment as determined following the March 29, 2018 reassessment hearing in any
appeal of these Conditions of Approval of Land Use Application PLN 2016-0246.
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Water

50.

All new construction associated with this application shall be served by sufficient water
flow to meet the fire flow policies set forth in the City Water System Plan. The
construction of all public utilities necessary to meet the fire flow requirements shall be
paid for by the applicant. To demonstrate that adequate water pressure and fire flow are
available to serve the development, the applicant shall provide a hydraulic analysis
modeled for the development prior to engineering plan approval, or as otherwise required
by the Sallal Water Association. Fire flow will need to meet the requirements of the
State of Washington Water System Design Manual, North Bend Municipal Code, and
International Fire Code. After construction of the water lines, actual field fire flows will
be required for verification of the hydraulic model. Fire flow calculations shall be
reviewed and approved by the City and Eastside Fire and Rescue prior to engineering
plan approval. Post construction of the water lines actual field fire flows will be required
for verification of the hydraulic model.

Fire

51.

52.

53.

54,

55.

56.

57.

58.

Developer shall identify all fire lanes required by Eastside Fire and Rescue. All fire lanes
must be identified by red curb and required signage for fire lanes, no parking prior to
issuance of any building certificate of occupancy.

Developer shall identify on engineering drawings the locations of all required fire
hydrants to be located within the project. All fire hydrant locations must be approved by
Eastside Fire and Rescue prior to engineering plan approval.

Developer shall identify all fire water supply standpipes and prepare fire sprinkler
construction drawings to be submitted with the building permit plans.

All buildings must be identified as to address with large visible numbers or letters
acceptable to the Eastside Fire and Rescue Department.

Prior to engineering plan approval, engineering plans shall be submitted to Eastside Fire
and Rescue.

All fire alarm system design and construction drawings must be submitted to Eastside
Fire and Rescue Department for approval.

No building framing shall be permitted, nor shall any combustible building materials be
stored on the site until;

a. all weather roads designed to the specifications of the Eastside Fire and Rescue
Department (EFRD) have been constructed and accepted by the EFRD;

b. fire hydrants have been installed as shown on the water system engineering
drawings and tested and accepted by the EFRD.

No building occupancy will be permitted until all requirements of the Eastside Fire and
Rescue Department are met.
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Clearing and Grading

59.

60.

61.

62.

63.

64.

Temporary construction fencing shall be provided around the root protection zones of all
on-site significant trees to be retained, as well as off-site trees in proximity of on-site
improvements to be constructed. The temporary fencing shall be maintained during all
construction activity.

No trees located immediately on a property line shared with an adjacent property owner
shall be removed without approval by the adjacent property owner.

Per NBMC 19.10.094, any significant trees removed shall be replaced at the expense of
the applicant either on site or off site, per the terms of this section. Trees otherwise required
per other development regulations (required lot landscaping or street trees) shall not count
as significant tree replacements. For any tree replacements not provided on-site, the
applicant shall pay a fee-in-lieu at the rate of $200 per tree. Prior to engineering plan
approval, the applicant shall indicate the locations for the replacement trees for any
significant trees to be removed.

Prior to removal of any trees requiring payment of an in-lieu-fee or tree replacement, the
site contractor shall be obligated to consult with the City’s consulting arborist to ascertain
the health of the tree and conformance with the City’s tree preservations ordinances. Any
trees to be retained must have the protection measures to be employed by the site contractor
reviewed and approved by the City’s consulting arborist.

The developer shall have a Geotechnical Engineer monitor earthwork during the
instailation of the bioretention swales and infiltration trenches to confirm that actual soil
conditions are appropriate for the designated infiltration rates.

If potentially significant archaeological resources or human remains are discovered
during construction, the applicant shall immediately cease work in the affected areas,
shall flag the area with construction tape or other identifying markers, shall immediately
inform the City of North Bend, the Snoqualmie Tribe, and the Washington State
Department of Archaeology and Historic Preservation, and shall otherwise comply with
the provisions of RCW 27.53 or RCW 27.44 as applicable.

LIMITATION ON PRELIMINARY APPROVAL

In accordance with RCW 58.17.140, final approval must be acquired within five years of
preliminary approval, after which time the preliminary subdivision and binding site plan
approval is void. An extension request must be submitted in writing at least 30 days before the
expiration of the five-year period per 17.12.020 D. The expiration of the binding site plan is
established by the failure of the developer to apply for building permits for any phases or
portions of the site plan remaining unconstructed at the date of expiration.
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APPEAL PROCESS

The North Bend Municipal Code outlines the appeal process for development applications

approved administratively such as the binding site plan, short plat and MNDS, which are a part
of this application, PLN2016-0246.

%20.06.003 Judicial appeals.

Any final decision by the city, including administrative and quasi-judicial decisions and/or administrative
and quasi-judicial appeal decisions, as outlined in Table 20.01.004, may be appealed to the King County
superior court within 21 days of North Bend's final decision on a permit(s). (Ord. 989 § 1 (part), 1996)."
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Exhibit 1
Preliminary Short Plat
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Exhibit 2
Binding Site Plan
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Exhibit 3
Landscape Plan
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Exhibit 4
Land Use Application, March 29, 2017



CITY OF NORTH BEND

P.O. Box 896 / 126 E Fourth Street
North Bend, WA 98045
(425) 888-5633 (425) 888-5636 (FAX)

NORTH BEND <5

sary fo mach, . hord ko laave

APPLICATION #

LAND USE APPLICATION

(Pfease Print or Type)

PROJECT INFORMATION

Date; 3-29-2017

Project Name  Dahlgren Property

Address 44124 SE North Bend Way

PIN #(s) 1423088010
Existing Land Use Single Family Proposed Land Use Townhome
Existing Zoning EP-1 Proposed Zoning  EP-1

Site Area (Square Feet & Acreage) 915,631 sf(21.02 ac)

Attach Legal Description or Provide on Reverse

TYPE OF APPLICATION: Binding Site Plan and Short Plat

DESCRIPTION OF PROJECT:

Develop the Dahlgren Family property into 212 residential units together with the raquisite parking, opsn space and infrastruclura as required by code.

Name: Eric C. Evans

e e e ————————
OWNER/APPLICANT

Phone; 425-559-2340

Organization: Cedar River Partners, LLC

Cell: 425-495-0713

Mailing Address 11624 SE 5th Sireet, Sulle 210

Fax:

Bellevue WA 98005 E-mail: eric.evans@shelierholdings.com
Cy State Zip
CONTACT PERSON
Name: Same as above Phone:
Organization: Cell:
Mailing Address Fax:
__ E-mail:
Cly Siale Zip
TYPE OF APPLICATION & FEES / DEPOSITS SHORELINE PERMIT:
AATS Substantial Development
Admn Interp Conditional Use
Annexation Variance
x  Binding Site Plan Exemption
Boundary Line Adjustment Revision
. Conditional Use Permit
Master Site Plan Approval PLANNED UNIT DEVELOPMENT
Major Site Plan Approval Preliminary
Minor Site Plan Approval Final
Rezone
Special Permit |MOBILE HOME PARKS
Temporary Permil Tentative
Variance Preliminary
SUBDIVISION Final
Lot Line Adjusiment ENVIRONMENTAL REVIEW
x__Short Plat Project Value:
Tentative Plat Sensitive Area
Preliminary Plat APAT _1 _2 _ Other _ N/A
Final Plat SEPA
No. of Lots: Plat Name: Flood
TOTAL FEES: $
X Date Paid:
Owner/Applicant Signature Receipt :RECEIVED
Acceptance of this application and fee{s} does nat consiitute a compiste appication Plans and other City Project Number&:ity of North-Bsnd
malenal required to constiule a complete applcation are isted in the appication procedure

MAR 29 201

Community & Economic
Development Department



Parcel Number(s) of Affected Property; 1423083010

LEGAL DESCRIPTION OF PROPERTY

{if more space is required, please altach & separate sheet)
Please See Atached Shes!

Q.

/

Signatu, Owner(s) Signature of Owner(s)

Guc ¢ e T -

Please Print Name cEppe. RIVET fﬂfi?pﬁf ’ L1 Please Print Name

Hb24 & ST cipes (g @

Addre% ELQ:\/J/ E/ W '9 ’7 /?()0 g,- Address

City/State/Zip City/State/Zip
A28 4956713 [4e5587. 3300
Phone / “Phone

Per NBMC Chapter 20.02.002(A), a development submittal requires notarized verification that the property
affected by the application is in exclusive ownership of the applicant, or that the application has been submitted
with the consent of all owners of the affected property.

NOTE: with prior arrangement, the City of North Bend's Community & Economic Development Department can
provide Notary service,

Signed and sworn before me on this _Z¢/tE day of mv// 207 by_EmcC Evans

(date} {month, year) Erottpnze/ S“c?lf\if
SARABETH LEVINE S /
STATE OF WASHINGTON 4 ) ~
NOTARY PUBLIC /M A
MY COMMISSION EXPIRES e e
. g ignature of Notary C
ol i Notary Public Name:%ﬁi’/éﬁ?ﬁl /,g Haz-
Notary Public, residing in Ki-c\w‘\fv'\g-} [ N
My Appointment Expires__ £/~ /— / 1
(NOTARY PUBLIC SEAL)

Acceptance of this application and required filing fee does not constitute a complete application. Plans
and other malerial required to constitute a complete application are listed in the application procedure,




EXHIBIT “A"
Legal Description

That portion of the northwest quarter of Section 14, Township 23 North, Range 8 East, Willamette
Meridian, in King County, Washington, described as follows:

Beginning at the intersection of the west line of said northwest quarter and the southwesterly margin of
Chicago, Milwaukee and St. Paul railroad right-of-way;

Thence south 49°30'08" east along said right-of-way 1055.58 feet to a point of curve;

Thence southeasterly along said curve to the right having a radius of 5679.58 feet, through a central angle
of 08°12'007, an arc length of 812.15 feat (812.84 feet calc.);

Thence south 41°18'09" east 1048.10 feet to the “orchard fence” as established by decree entered in King
County Superior Court Cause Number 148126;

Thence south 38°03'22" west along said fence 77.38 feet to the northeasterly margin of State Route 2,
also known as SE North Bend Way, as monumented;

Thence north 54°22'36" west along said margin 662.57 feet to an angle point in said margin;

Thence continuing along said margin north 54°34'06" west 1837.28 feet to the west line of the northwest
quarter of said Section 14;

Thence north 00°51°55" east along said west line 653.81 feet to the point of beginning;
EXCEPT that portion of the northwest quarter of section 14, township 23 north, Range 8 East, Willamette
meridian, lying westerly of the following described line:

Commencing at the west quarter corner of said section 14:

Thence north 00°51'55" east along the west line thereof 1457.52 feet, more or less, to the northeasterly
margin of SE North Bend Way (a.k.a. Sunset Highway);

Thence south 54°34'06" east 33.72 feet to the point of beginning;

Thence north 00°00'26" east 658.18 feet, more or less, to the intersection with the southwesterly margin of
the Chicago, Milwaukee & St. Paul Railroad right of way and the terminus of this described line.

(Also known as Revised Parcel C as delineated on Record of Survey recorded under recording number
20020830800005, and amendment thereto recorded under recording number 2011061 5900001.)

Copyright American Land Title Associatian, All rights reservad, f,'fuy-ﬁa
AYMMCATIUN
The use of this Form is restricted to ALTA licensees and ALTA members in good standing as of the date of use. -%
All other uses are prohibited. Reprinted under license from the American Land Title Assaciation. -
ALTA Commitment (06/17/2066) Printed: 03.28.17 (@ 08:38 AM

Page 3 WA-CT-FNSE-02150.822476-SP5-1.17-0072328-08



March 29, 2017

City of North Bend

PO Box 896

126 E Fourth Street
North Bend, WA 98045

Re: 44124 SE North Bend Way
Parcel No. 1423089010

To Whom it May Concern:

l'am Donald C. Dahlgren, manager of Dahlgren Family LLC #7, LLC, the owner
of the above-referenced property in North Bend, WA. We have entered into a contract to
sell the property to Shelter Holdings, LLC who we understand has formed a related
entity, Cedar River Partncrs, LLC, to acquire and develop the property (“Buyer”).

[ am aware that Buyer’s representative, Eric Evans, intends to submit to the City
of North Bend certain land use applications for binding site plan and short plat of the
subject property prior to contract closing. While Dahlgren Family LLC #7, LLC is not a
party to such applications, it is in support of them and consents to the submission of the
applications by Buyer. [ hereby authorize Mr. Evans to submit and/or file on Buyer’s
behalf such applications in advance of formal transfer of title at closing.

Sincerely,

Dahigren Family LLC #7

By: Denald C. Dahlgren

Its Manager ¢

440 McGilvra Blvd East

Seattle, WA 98112
RECEIVED

City of North Bend

MAR 29 2017

Community & Economic
Development Department



March 29, 2017
Page 2

STATE OF WASHINGTON )
) ss.

COUNTY OF KING )

[ certify that I know or have satisfactory cvidence that Donald C. Dahlgren is the
person who appeared before me, and said person acknowledged that he signed this
instrument, on oath stated that he was authorized to execute the instrument and
acknowledged it as the Manager of Dahlgren Family LLC #7 to be the free and voluntary

act of such party for the uses and purposes stated thercin.

Dated MA—V_,CJ-\‘ 24 . UIT\L

i,

\\\\“‘ ,,”

S0 BRog, C.

» \%s\ON 63:@ ”' —————
%5z (Neey (. Brodemany

= oz Name:
z Si§ o1, ?3% z NOTARY PUBLIC, State of Washington
Notarial Sumfflenl  AUBL\ & 5 My appointment expires 0
OF [yReR

/7
ity

MPBA



